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ADDENDUM REPORT 
 

HIGH PEAK BOROUGH COUNCIL 
DEVELOPMENT CONTROL COMMITTEE 

 
Date 4th April 2022  

 
Application 
No: 

HPK/2019/0028 

Location Land Off Hallsteads Close, Hallsteads Close, Dove Holes 
Proposal Erection of residential development 83 no units including 

housing, bungalows and flats with sub station and pumping 
station including car parking and associated landscaping with 
affordable housing. 

Applicant R Fletcher, A Fletcher, L Fletcher and V Riley 
Agent Cordonier Design  
Parish/ward Limestone Peak Ward Date registered 21st January 

2019 
If you have a question about this report please contact:  Jane Colley, Tel. 

01298 28400 extension 4981, jane.colley@highpeak.gov.uk   
 
REASON FOR COMMITTEE DETERMINATION 

 

This application has been brought before the Development Control Committee 
because the development proposals comprise major development.  

 
1. SUMMARY OF RECOMMENDATION 

 
 

Approve, subject to a Section 106 agreement. 

 
 

 
2. BACKGROUND  

 

2.1 Members will recall that they resolved to grant full planning permission for 
erection of 83 dwellings, pumping station, car parking and associated 

landscape at the 8th November 2021 committee meeting. The minutes of the 
meeting are as follows:  
 

RESOLVED:  
 

1. That planning consent be granted as set out in the report, subject to:  
a. An additional condition to require the installation of electric vehicle charging 
points on the dwellings;  

b. An additional condition to provide hedgehog runs  
c. The applicant be requested to consider the provision of fruit trees within the 

detailed landscaping plan to be submitted and agreed by the LPA  
 

mailto:jane.colley@highpeak.gov.uk
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2. That in the event of any changes being needed to the wording of the 
Committee’s decision (such as to delete, vary or add conditions / informatives 

/ planning obligations or reasons for approval refusal) prior to the decision 
being issued, the Head of Development Services be delegated authority to do 

so in consultation with the Chair of the Committee, provided that the changes 
do not exceed the substantive nature of the Committee’s decision.  
 

2.2 Following this meeting, it transpired that Chapel-en-le-Frith Parish Council 
had not been consulted on the application details. Formal consultation was 

undertaken with the Parish Council for a period of 21 days on the 15th 
November 2021. The full response of the Parish Council is set out below, 
along with a number of objections from local residents.  

 
2.3 Therefore the purpose of this report is to consider the objections raised by 

both the Parish Council and local residents.           
 
2.4 A copy of the committee report presented to the committee on the 8th 

November 2021 can be found at Appendix A.  
 

 
3. CONSULTATIONS CARRIED OUT 

 

Chapel-en-le-Frith Parish Council 

 

The Planning Committee has deliberated on the documentation on the 
Planning Portal plus talked to residents of Dove Holes and consulted with 
some of the architects of the Neighbourhood Plan. 

 
 A major cause for concern is the lack of agreement between the 

developer and the Highways Authority regarding Section 38 of the 
Highways Act 1980. It is unreasonable to approve a development of 
this scale unless and until such an agreement is reached. 

 
 Neighbourhood Plan Policy H3 requires that development should 

integrate into its surroundings. This Application is not compliant; it 
would be a visual eyesore with very harsh interfaces with its 
surroundings (existing houses, fields, and allotments). 

 
 Neighbourhood Plan Policy H3 requires that developers must 

demonstrate how they have considered vehicular movement. This 
application is not compliant; it doesn’t consider the number of cars from 
residents and visitors, taking into account the falling topography from 

the A6 into the development, which would be dangerous in the winter 
months. The Carr Road Buxton development is similar in this regard, 

and in times of snow and ice, many cars park on the A53, causing 
obstruction and increased accident risk. The same is likely to happen 
on the A6 in Dove Holes, which would be unacceptable. 
  

 Neighbourhood Plan Policy H3 requires that the development should 
suit local requirements. Local requirements for housing numbers have 
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already been exceeded via 1200+ houses in the last few years. Hence 
the Application is not compliant. 
  

 Neighbourhood Plan Policy H3 requires the character of the 
development to be locally inspired. However, this Application is unlikely 
anything else that exists locally; this is a rural location yet there are no 

green spaces, for example. Again, demonstrably not compliant. 
  

 Neighbourhood Plan Policy H3 requires buildings to be designed with 

landscaping to define and enhance streets and spaces. The application 
is not compliant; it is a densely-packed sea of hard surfaces with 
insufficient open spaces. 
  

 Neighbourhood Plan Policy H3 requires public and private spaces to be 
clearly defined, yet this is not the case. There are various open 
sections for which the status is not clear. Again, not compliant. 
  

 Neighbourhood Plan Policy H3 requires new housing to be of a high 
quality, yet no mention is made of the insulation characteristics. This is 

a major omission. 
  

 Neighbourhood Plan Policy CNP1 requires developments to provide 
adequate and proportional new facilities and infrastructure on site. 

Residents of Dove Holes are in desperate need to a shop, yet this was 
removed from the Application. In the last few years, this Parish has 
accommodated 1200+ new houses with no increased amenity or 

infrastructure. This is despite CNP1 requiring amenity before houses. 
  

 Neighbourhood Plan Policy TR1 requires the developer to demonstrate 

safe cycle routes in the immediate area of the site, i.e. onto the A6. No 
such information is provided, hence the Application is not compliant. 
 

 The layout, density and visual appearance of the proposed 
Development are not consistent with Neighbourhood Plan Policy 

H3. Again, not compliant. 
 

 The Network Rail consultation response indicates that “All surface 

waters and foul waters must drain away from the direction of the 
railway boundary.”. The topography and lack of other measures means 

that the Application does exactly the opposite. Surface water would 
flow over the substantially paved areas directly onto the railway. 
  

 The Network Rail consultation response indicates that: “The developer 

must ensure that there is no surface or sub-surface flow of water 
towards the operational railway.”. The Drainage Strategy Report does 
not address this, so the Application (as currently defined) is not 

compliant. 
 

 The Network Rail consultation response indicates that: “Rainwater 
goods must not discharge in the direction of the railway or onto or over 
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the railway boundary.”. The Drainage Strategy Report does not 
address this, so the Application (as currently defined) is not compliant. 
  

 The Application does not adequately address footpath 129, which must 
be retained. 
  

 The Planning statement lists facilities which are no longer present. 

Other figures appear to be based on the 2009 application, and are this 
out of date. 
  

 There is no provision for electric vehicle charging points (becoming law 
for new developments at the time of writing). 
  

 A resident who lives directly adjoining one of the boundaries of the site 

has reported the existence of a substantial tunnel under part of the site. 
This may have archaeological significance, but developer appears to 
be unaware of it. 
  

 HPBC has failed in its duty to notify Chapel Parish Council and inform 
local residents of the latest version of the Application. This has created 
suspicion and ill-feeling.  

The HPBC Development Control Officer’s Report dated 08 November 
makes some inaccurate / potentially misleading statements: 

 In the ‘Policy Officer’ section, it is misleading to justify this 
Application based on the Neighbourhood Plan, given that Chapel 

Parish as already been over-developed. This site was included in 
the Neighbourhood Plan as one of the ‘Housing Commitment’ sites 

based on the 2013 planning application which lapsed. In the 
meantime, over 1200 units have been built in this Parish, i.e. far in 
excess of the local need, and far in excess of the target provided by 

HPBC at the time the Local Plan and Neighbourhood Plan were 
prepared. So, it’s unreasonable to add a lapsed application on top 

of the already excessive housing developments in this Parish. We 
suggest no more major housing developments for the remaining 
duration of the Neighbourhood Plan, i.e. until 2028 at the earliest. 

Additionally, we note the following suggested proposed conditions on any 
approval: 

  

 DCC Highways suggested items to be included (items 1-11 on page 6 
not addressed in the current version of the Application). 

 County Archaeology proposal for a condition to secure a written 
scheme of investigation and reporting. 

 Lead Local Flood Authority, various proposals in an attempt to achieve 

adequate drainage (noting the Network Rail condition above). 
 S106 contributions to be made at the start of the development. 

 Ecological Plan, recommended with full implementation of provisions. 
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HPK/2019/0028 does not align with many elements of planning policy, and in 
some cases with its own ‘supporting’ documents. 

Accordingly, we request that the Development Control Committee take a fresh 

look at the Application and comments from local residents. 

For the reasons given above, we request the application is REFUSED. 

In the event that this Application is granted, we will seek to see all of the 
proposed conditions being satisfactorily fulfilled. 

 
Neighbours 

 

A further 59 letters of objection have been received stating:  

 Local school is far too small for any increase in pupils. Children already 

have to travel outside of Dove Holes for secondary education.  

 Lack of amenities, including shops, cash facilities, library, doctors’ 

surgery, post office and recreation facilities. 

 Increased traffic will cause problems on the already congested A6, 

which is dangerous. 

 Houses now have one or more cars. 

 The entrance is too close to the bus stop on the A6.   

 Increased crime. 

 Narrow pavements to the local school. Pavements are not maintained.  

 If successful, it will be a pre-cursor to developing the non Peak Park 

corridor out of Buxton. 

 There will be little benefits to the existing community, with occupants 

commuting daily to other areas for work, recreation and shopping.  

 Has any analysis been done of the impact of traffic flows, including 

from Long Lane and Meadow Lane to the A6? 

 Will the entrance onto the A6 be traffic controlled? 

 Is sufficient parking being provided?  

 The plans include a pumping station, is this for sewerage or flooding?  

 During build stage there will be significant traffic hold ups along the A6. 

 Loss of a countryside view. 

 The field floods every year.  

 Chapel Parish were not consulted on this application.  

 The development of the stie would be contrary to the Chapel Parish 

Plan. Enough houses have already been built to meet their 

requirements.  

 A stone built tunnel runs under the proposed development and may be 

of archaeological interest. 

 Loss of a greenfield site.   

 There is no need locally for additional houses. This is evident by the 

homes on the other Hallsteads site which have not sold.  
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 The density is too high.  

 Existing drainage and sewerage are already under significant pressure.  

 There is no provision for electric charging points.  

 Loss of privacy. 

 The traffic assessment is not up to date.  

 Lack of neighbour notification.  

 The site is outside of the built-up area boundary. 

 Derbyshire county Council will not adopt the roads, and therefore the 

development must be substandard.  

 The list of facilities in the documents is out of date.  

 Lack of pedestrian crossing facilities on the A6.  

 The affordable housing will be occupied by persons from outside the 

area, local people should be considered first.  

 
 
4. POLICY AND PLANNING BALANCE 
 

The Chapel-en-le-Frith Neighbourhood Plan  
 

4.1 The site lies within the built-up area boundary for Dove Holes as 

identified in the Chapel-en-le-Frith Neighbourhood Plan (CNP). The 
Neighbourhood Plan provides for the delivery of a minimum number of homes 

between 2013-2028. The minimum figure of 454 new homes takes full 
account of planning permissions granted during 2013 and was based on the 
development strategy set out, at that time, in the emerging High Peak Local 

Plan.  
 

4.2 As with the Local Plan, the housing requirements for the 
Neighbourhood Plan area are expressed as a minimum, and not a maximum. 
Policy H1 of the CNP allocates a number of sites for housing, amounting to 

454 dwellings over the neighbourhood plan period (until 2028). However, 
when adopted, the CNP acknowledged that in addition to the 454 homes 

allocated under Policy H1, an additional 813 homes had received planning 
permission, resulting in the provision of approximately 1200 homes. The total 
number of housing approvals in the Neighbourhood Plan area are listed within 

the Appendix 2 of the CNP. The application site is included within the 813 
figure and Appendix 2 of the CNP.  

  
4.3 Although the Parish Council consider that the site is no longer needed 
because over 1200 homes have received planning consent (or allocated 

under Policy H1), the application site is included within the 813 figure and 
Appendix 2 of the CNP.  

 
4.4 It is important to note that Policy H1 of the CNP does not limit the 
delivery of new housing within the Neighbourhood Plan area. It is also 

significant that the housing strategies in both the Local and Neighbourhood 
Plans seek to direct new housing to the most sustainable locations within 

identified built up areas.  In this case, Policy S2 of the Local Plan (LP) 
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identifies that new development will directed towards the most sustainable 
locations in accordance with the settlement hierarchy. Dove Holes is identified 

as one of the ‘Larger Villages’ where a moderate scale of development may 
be acceptable, consistent with meeting local rural needs and maintaining or 

enhancing their role, distinctive character or appearance whilst also 
maintaining existing facilities and services. Policy H1 of the Local Plan 
supports new housing development on unallocated sites within the defined 

built up area boundaries of “Larger Villages”. Accordingly, as the site is 
located within the settlement boundary, it would comply in principle with 

Polices S2 and H1 of the Local Plan.  
 
4.6 The CNP recognises the contribution the site made to the overall 

housing needs for the Local Plan by designating the site as forming part of the 
built up area boundary. Consequently, there is Policy support, in principle, for 

the development of the site.  
 
 
Housing Land Supply Position   
 

4.7 The Council has recently confirmed in its annual housing land supply 
report (as of 1st April 2021), that it can no longer demonstrate a 5-year supply 
of housing land, having identified 4.79 years. In such cases, and in 

accordance with paragraph 11 of the NPPF, for decision takers, this means:  
 

c) approving development proposals that accord with an up-to-date 
development plan without delay; or  
 

d) where there are no relevant development plan policies, or the policies 
which are most important for determining the application are out-of-date, 

granting permission unless:  
 

i. the application of policies in the Framework that protect areas or 

assets of particular importance provides a clear reason for refusing the 
development proposed; or  

ii. any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits, when assessed against the policies in 
this Framework taken as a whole. 

 
4.8 However, when paragraph 11d of the NPPF is engaged, paragraph 14 

sets out that the adverse impact of allowing development that conflicts with a 
neighbourhood plan is deemed likely to significantly and demonstrably 
outweigh the benefits provided that all the following circumstances apply:  

a) the neighbourhood plan became part of the development plan two years or 

less before the date on which the decision is made;  

b) the neighbourhood plan contains policies and allocations to meet its 
identified housing requirement;  

c) the local planning authority has at least a three year supply of deliverable 

housing sites  
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d) the local planning authority’s housing delivery was at least 45% of that 
required over the previous three years. 

4.9 In terms of paragraph 14a the CNP is more than 2 year old having 

been “made” in 2015. Furthermore, in terms of paragraph 14b, the CNP does 
contain policies and allocations to meet its identified housing requirement. In 

respect of 14c and d the Council can demonstrate over 3 years of deliverable 
housing sites and housing delivery  is at 135%. Crucially, as the CNP is over 
2 years old the test set out in paragraph 14 no longer applies. Therefore, to 

reject the application proposals, as set out in paragraph 11d of the NPPF the 
adverse impacts of doing so would need to significantly and demonstrably 

outweigh the benefits.  
 
 
Highway and parking matters 

 

4.10 As set out in the committee report of the 8th November 2021, the 
Highway Authority did not raise any specific highway safety concerns with the 
location of the access, the impact on the surrounding road network, the 

internal road arrangement or the level of car parking. However, they 
recommend a number of conditions including the final construction details for 

the internal roads and in the event that the roads are not put forward for 
adoption, details of future maintenance and management be secured, details 
of pedestrian and vehicular visibility splays, lighting and cycle provision.    

 
4.11 The Parish Council raise concern that there is no section 38 agreement 

between the applicant and the highway authority. Whilst this is the case, there 
is nothing in legislation, or policy, which requires the highway authority to 
adopt new estate roads. Accordingly, it would be unreasonable to refuse this 

application on this basis. In terms of parking levels, as set out at paragraph 
7.16 of the November committee report, sufficient off road parking has been 

provided throughout the site to meet the parking guidance in Appendix 1 of 
the Local Plan, with some additional visitor spaces provided. In terms of 
ground levels, the site does sit slightly below the A6. However it is broadly 

level and therefore this is not considered to constrain a safe access and 
layout being achieved. The Carr Road development in Buxton has 

significantly greater changes in ground levels when compared to this site.  
 
4.12 In terms of accessibility of the site, an existing bus stop is located 

immediately adjacent to the site with footpaths leading toward the p[primary 
school and recreational facilities to the south. Moreover, the site lies 800m to 

the north of the train station. Footpath HP6/129/1 lies just beyond the site 
boundary to the north, and would remain unobstructed, providing access to 
the wider countryside. Consequently, the site preforms well in terms of 

accessibility.     
 

4.13 It is important to note that the Highway authority consider that as there 
have been no changes to national guidance since the earlier applications, and 
the layout is similar to the earlier planning consents, it would prove difficult to 

sustain a reason for refusal on highway grounds. Accordingly, the 
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development does not raise any highway safety concerns or significant 
impacts on the surrounding transport network.       

 
Layout, Design and Housing Mix  

 
4.14 Policy H3 of the CNP seeks to ensure that new housing within the 
neighbourhood plan area is of a high quality responding to local 

distinctiveness. Matters which need to be taken into account include amongst 
a number; ensuring that development integrates into its surroundings, good 

access to public transport, providing a mix of housing types and tenures, 
buildings should take advantage of existing topography, landscape features 
and site orientation, public and private spaces should be clearly defined, with 

sufficient private amenity space for new dwellings.  
 

4.15 The layout of the site is almost identical to the development approved 
in 2013 and 2017.  The layout provides for a mix of 1 and 2 bedroom 
bungalows and the provision of 2, 3 and 4 bedroom houses. Within this, 25 

affordable houses comprising 1 and 2 bedroom bungalows, 2 and 3 bedroom 
houses would be provided. As such the layout provides for a good mixture of 

housing types and tenures to meet the needs of different groups within the 
community and the social dimension of sustainable development. 
 

4.16 The Parish Council state that the site is located in a rural location. 
However, it is located within the built up area boundary, with the A6 located to 

the east, with residential properties beyond, the railway line to the west and 
further residential development to the south. Towards the front of the site, the 
houses would be positioned in a linear form to reflect the predominant form 

and pattern of development along the main A6. The site would be served by a 
central and unrestricted access point from Hallsteads leading to three cul de 

sacs. Houses to the front of the site would comprise a series of terraced and 
semi detached houses, two storey in height with rear gardens. This pattern of 
development reflects the layout of the housing on the opposite side of the A6, 

particularly with the cul de sac arrangements of the Meadows, Walker Brow, 
Beaumont Drive, and the new housing site currently under construction. 

Although the site would be a prominent addition in the landscape when 
viewed from the north, the site would be viewed within the context of existing 
development.   

 
4.17 The Parish Council also raise concerns that there are no green spaces 

or open spaces within the site. It is noted that Policy H3 of the CNP does not 
set down any specific requirement for informal open space to be provided 
within new residential development. However, to the front of the site, car 

parking is interspersed with soft landscaping, with the existing amenity area, 
with trees aligning the A6, retained. Additional trees will be planted in the 

grass amenity verge to the north beyond the new access. A central 
landscaped area is proposed to the front of the proposed bungalows which 
will provide informal open space to serve these residents.  In terms of density 

levels, Dove Holes displays a mixture of higher density terraced housing 
found along the A6 to more spacious plot sizes to the east. Overall, the layout 

reflects the character of this part of Dove Holes, particularly to the eastern 
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side of the A6 and the pattern of development. Any areas of landscaping 
which are not located within private gardens will be the subject of a planning 

condition to secure its future maintenance.       
 

4.18 Despite the comments raised by the Parish Council, the development 
is considered to comply with CNP Policy H3 which seeks to ensure that the 
overall design, scale, density, massing, landscaping and use of materials are 

sympathetic to the character of the area. 
 
 
Affordable Housing 

 

4.19 The proposal now provides for 25 affordable houses comprising a mix 
of 1 and 2 bedroom bungalows and 2 and 3 bedroom houses which would 

meet requirements of the Local Plan Policy H3 and Policy H4 of the CNP. The 
housing would be pepper potted throughout the site, thereby ensuring 
sufficient integration with the open market housing. The section 106 

agreement will require the tenure mix to be provided on the basis of 80% for 
rented purposes and 20% for shared ownership.  

 
4.20 In terms of the allocation of the affordable units, the legal agreement 
will set out a cascade approach, with priority given to i) those persons on the 

housing waiting list and resident within the Central Area for a minimum of 5 
years, (ii) a person who can demonstrate a local connection or who has a 

family association within the Central Area or (iii) persons with employment in 
the Central Area. The Central Area extends to Hayfield, Birch Vale, Thornsett, 
New Mills, Furness Vale, Buxworth, Chinley, Chapel Milton, Whaley Bridge, 

Tunstead Milton, Chapel-en-le-Frith, Combs and Dove Holes. Therefore, the 
allocation of the affordable units will be prioritised for local residents, those 

with local and family connections and finally those who are employed within 
the Central area.   
 
Flooding considerations 
 

4.21 The Lead Local Flood Authority initially objected to the development on 
the grounds that insufficient information had been submitted to demonstrate 
how surface water would be addressed. Following the submission of several 

reports, the LLFA now confirm that they raise no objection to the proposals.  
 

4.22 It is noted that the Parish Council raise concerns about the drainage of 
surface and foul water and the impact on the railway to the west of the site.  
However, as set out in the November committee report, surface water runoff 

from the site will be discharged to the combined water sewer in Hallsteads 
Road (A6). A new adoptable surface water drainage system will be 

constructed on site that will accept surface water runoff from the residential 
properties, site access road and the private parking area.  Permeable paving 
in conjunction with a tanked voided stone sub-base is to be used within the 

private drives and parking courts. The applicant advises that the permeable 
paved tanked voided private roads and parking courts, package pumps and 

orifice flow control will be the responsibility of the developer to maintain under 
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a long-term maintenance contract. The surface water drainage system within 
the carriageway will be offered for adopted to United Utilities under a Section 

104 agreement. In terms of foul water, this will discharge to the public sewer. 
Due to the level of the combined water sewer, a pumping station will be 

required to pump foul effluent from some of the properties up to the new 
adoptable foul water sewer. 
 

4.23 Network Rail raise no objection to the proposals.  However, they have 
requested that a planning condition be imposed which will require the 

submission of a risk assessment to ensure that during construction and 
following the completion of the development the development will not impact 
on the safe operation or integrity of the railway.  

 
4.24 Both United Utilities and the LLFA are satisfied (subject to conditions) 

with the proposed arrangements for drainage. Furthermore, given that 
Network Rail do not object to the development, it is considered that the 
development would not give rise to any flooding or drainage concerns, thus 

meeting the requirements of Policy EQ11.  
 

 
Archaeological Matters 
 

4.25 The Parish Council and local residents state that a substantial tunnel 
lies under part of the site, which may have archaeological significance. Policy 

EQ7 of the adopted Local Plan states that where proposals are likely to affect 
known important sites, sites of archaeological significance or those which 
have become known through the development process, an archaeological 

evaluation will be required prior to determination. The application is 
accompanied by an Archaeological Assessment.  

 
4.26 The County Archaeologist sets out that the site has considerable 
archaeological potential due to its proximity to the Bullring henge monument 

at Dove Holes. This prehistoric earthwork – one of only two in the Peak 
District, is a scheduled monument and lies 265m south of the application 

boundary. The County Archaeologist in his response recommends that further 
archaeological investigations be undertaken before the commencement of 
development, to identify and record any archaeological remains, in line with 

NPPF paragraph 199 of the NPPF. This will be secured by a planning 
condition. Accordingly, subject to the imposition of an appropriately worded 

condition, which will require further archaeological investigations, it is 
considered that development would meet the requirements of Policy EQ7 of 
the Local Plan.    
 
Section 106 matters  

 

4.27 Policy CF7 of the Local Plan identifies that development proposals will 
be required to provide the necessary on site and off site infrastructure and 

facilities to meet needs of the scheme. Policy CNP1 of the CNP sets out that 
where applicable, appropriate and proportionate facilities and infrastructure 

should be provided to support the needs of the development. It is important to 
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note that any financial contributions can only be secured to support the 
development proposals and the needs of future residents, rather than address 

any existing shortfall in local services and facilities. Moreover, financial 
contributions can only become payable once a certain level of the houses 

have been occupied or following completion, they cannot be secured prior or 
at the start of development.   
 

4.28 As a result of the proposed development, a Section 106 agreement 
would secure affordable housing provision and financial contributions towards 

open space, play areas and allotments. The contributions towards open 
space, play areas and allotment provision are as follows: 
 

 Play - £15,963 

 Outdoor Sports - £40,620.20 

 Allotments - £6,386.85 

 

4.29 The play space contribution would be targeted towards enhancing the 
existing play area in Dove Holes which is the only formally equipped play area 

in Dove Holes and would be used by residents of the proposed new 
development, or towards creating a new play facility within Dove Holes. The 
Outdoor Sports contribution would be targeted towards enhancing existing 

facilities or towards the creation of new outdoor sports facilities in Dove 
Holes.  The Allotment contribution would be targeted towards infrastructure 

improvements at Meadow Lane Allotments which is managed by Chapel 
Parish Council.  
 

4.30 The County Planning Officer (DCC), has confirmed that no financial 
contributions are required towards education provision as both the Local 

Primary and Secondary Schools have sufficient capacity to meet the demands 
of the development.  
 
Other Matters 
 

4.31 A number of objectors comment that Dove Holes has insufficient 
infrastructure to support any new housing. Whilst it is regrettable that the 
scheme no longer proposes a shop, which the earlier planning consents 

secured, this in itself would not be a reason to refuse the planning application. 
Moreover, other services, such as doctors, dentists are available in 

surrounding towns including Chapel and Buxton.  
 
4.32 The Contributions Officer at the County Council confirms that sufficient 

space is available within local schools to accommodate any additional 
children. The loss of a view is not a material consideration. As noted above 

there are some inconsistencies within the information which has been 
submitted with the planning application, the including landscape proposals. 
However this can be address by a planning condition.  

 
4.33 In considering the application at the 8th November 2021 meeting, the 

committee requested additional conditions to secure:  



 13 

 
1. The installation of electric vehicle charging points on the dwellings;  

2. Hedgehog runs  
3. The provision of fruit trees within the detailed landscaping plan to be 

submitted and agreed by the LPA  
 
4.34 A full list of conditions are set out below.  
 
5. CONCLUSION & PLANNING BALANCE 

 
5.1 The determination of a planning application is to be made pursuant to 
section 38(6) of the Planning and Compulsory Purchase Act 2004, which is to 

be read in conjunction with section 70(2) of the Town and Country Planning 
Act 1990.  

 
5.2 Section 38(6) requires the local planning authority to determine planning 
applications in accordance with the development plan, unless there are 

material circumstances which 'indicate otherwise'. Section 70(2) provides that 
in determining applications the local planning authority "shall have regard to 

the provisions of the Development Plan, so far as material to the application 
and to any other material considerations." The Development Plan currently 
consists of the Chapel-en-le-Frith Neighbourhood Plan and the High Peak 

Local Plan 2016. 
 

5.3 The Council has recently published its five year housing land supply 
update which sets out that the Council cannot demonstrate a 5 year supply of 
housing. Paragraph 11 of the NPPF states that ‘Plans and decisions should 

apply a presumption in favour of sustainable development’ noting that for 
decision-taking this means:  

 
d) where there are no relevant development plan policies, or the policies 
which are most important for determining the application are out-of-date (i.e. 

where the local planning authority cannot demonstrate a five year supply of 
deliverable housing sites), granting permission unless:  

 
i. the application of policies in the Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 

proposed; or 
ii. any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole. 
 

5.4 The development of the site has previously been accepted by the 
granting of the outline planning permission and reserved matters approval. 

The site lies within the built-up area boundary for Dove Holes, whereby there 
is policy support, in principle, for new housing. The site is also identified within 
the CNP as a housing commitment in Appendix 2. The CNP, which 

recognised the contribution the site made to the overall housing needs for the 
Local Plan, identifies the site as forming part of the built up area boundary.  
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5.5 It is considered that the development would have a very limited 
adverse impact on the surrounding landscape. It would reflect, in part, the 

linear pattern of development along the A6, serving three cul de sacs, which 
reflects the character of Dove Holes to the south and east of the site. 

Although the site would amount to a prominent addition in the landscape, 
when viewed from the north, it would spatially reflect the pattern of 
development in this part of Dove Holes.   

 
5.6 There are a number of important benefits which would arise from the 

development. Importantly, in the absence of a 5 year supply of housing land, 
the provision of new dwellings would attract significant weight. Other benefits 
include the provision of affordable housing, job creation and spending during 

the construction phase and a new homes bonus.  Although there would be 
some very limited adverse impact on the landscape, the benefits of the 

scheme would be significant and would outweigh any landscape harm. 
 
5.7 No harm has been identified to the safe operation of the highway or the 

surrounding road network. Furthermore, the development proposals would not 
harm any biodiversity interests, archaeology, residential amenity and 

drainage.  
 
5.8 In terms of the “titled balance” the very minor harm to the landscape would 

be outweighed by the provision of new housing and the significant economic 
and social benefits. The development accords with the provisions of the 

relevant development plans and accordingly it is recommended that planning 
permission be granted.   
   
 
6. RECOMMENDATIONS 

 
A. That planning consent be GRANTED, subject to the completion of a 
Section 106 Agreement to secure contributions towards off site play and 

outdoor sport, allotments and on-site affordable housing, and the 
following conditions: 

 
1. 3 year time limit 
2. Submission of material samples.  

3. Details of temporary access arrangements 
4. Submission of a Construction Management Plan. 

5. Within 3months of the opening of a permanence access, temporary 
access to be removed and verge/crossover reinstated. 
6. Provision of visibility splays to A6. 

7. Construction details of estate roads, including lighting. 
8. New streets to be provided between plots and public highway.  

9. In the absence of a section 38 agreement, future management 
arrangements of proposed streets.  
10. Parking spaces to be provided before occupation, and thereafter 

retained.  
11. Provision of pedestrian visibility splays.  

12. Secure cycle provision. 
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13. Submission of a Travel Plan. 
14. Submission of an amended landscaping scheme, to include fruit 

trees.  
15. Implementation of the landscaping scheme and subsequent 

maintenance. 
16. Submission of detailed design and associated management and 
maintenance plan of surface water drainage.  

17. Detailed assessment to demonstrate the designation of surface 
water in relation to the hierarchy as set out paragraphs 80 of he NPPG.  

16. Additional surface water run-off details during construction.  
17. Verification report to confirm compliance with the surface water 
scheme. 

18 Foul and surface water to be drainage on separate systems.  
19. Submission of an Ecological Enhancement Plan. 

20. Submission of a Written scheme of investigation. 
21. Details of rear garden access. 
22. Submission of an Air Quality Assessment. 

23. Submission of a contamination, remediation scheme and 
implementation.  

24. Dust suppression measures.  
25. No burning of waste on site.  
26. Construction working times 0800-1800 Monday to Fridays, 08.30 – 

1400 on Saturdays and at no time on a Sunday, bank holiday or public 
holiday.  

27. Noise assessment.  
28. Details of management and maintenance of any landscaped areas 
outside of the curtilage of the dwellings. 

29. Provision of hedgehog runs.  
30. Details of electric car charging points.   

 

 
B. In the event of any changes being needed to the wording of the 

Committee’s decision (such as to delete, vary or add 
conditions/informatives/planning obligations or reasons for 

approval/refusal) prior to the decision being issued, the Head of 
Development Services has delegated authority to do so in consultation 
with the Chairman of the Committee, provided that the changes do not 

exceed the substantive nature of the Committee’s decision. 
 

This recommendation is made following careful consideration of all the 
issues raised through the application process. In accordance with 
Paragraph 38 of the NPPF additional information was submitted in 

respect of the layout and surface water drainage proposals. Accordingly 
the planning application has been assessed in line with the 

requirements of paragraph 38 of the NPPF.   
 
 

Site Plan 
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